
NOTICE:People with disabilities needing accommodations for effective participation in this meeting should contact the City 
Clerk by e-mail at clerk@troymi.gov or by calling (248) 524-3317 at least two working days in advance of the meeting.  An 
attempt will be made to make reasonable accommodations 
 
Televised Live, Government Channel WTRY  (10 WideOpenWest and 17 Comcast) Replayed Wednesdays 3:00 pm, 6:00 pm and 11:00 pm 

PLANNING COMMISSION 
MEETING AGENDA 

  REGULAR MEETING 
 

Marianna Perakis, Chair, Lakshmi Malalahalli, Vice Chair 
 Toby  Buechner, Carlton Faison, Tyler Fox, Michael W. Hutson, Tom Krent,  

Dave Lambert and John J. Tagle 
   
September 10, 2024 7:00 P.M. Council Chambers    

 
1. ROLL CALL 
 
2. APPROVAL OF AGENDA 
 
3. APPROVAL OF MINUTES – August 27, 2024 
  
4. PUBLIC COMMENT  – For Items Not on the Agenda 
 

PLANNED UNIT DEVELOPMENT 
 
5. PLANNED UNIT DEVELOPMENT – (PUD021 JPLN2024-0012) – Proposed Somerset 

West Concept Development Plan, North side of Big Beaver, West side of Coolidge (3100 W. 
Big Beaver; PIN 88-20-19-476-002, 88-20-19-476-003 & 88-20-19-430-004), Section 19, 
Presently zoned PUD (Planned Unit Development) Zoning District. 

 
PRELIMINARY SITE PLAN REVIEW 

 
6. PRELIMINARY SITE PLAN REVIEW (SP JPLN2024-0023) – Proposed Somerset Park 

Apartments Administration and Learning Center and New Golf Cart Storage Garage, East 
of Coolidge, south of Big Beaver (2401 Golfview John R; PIN 88-20-29-176-002), Section 
29, Currently Zoned MF (Multiple Family) Zoning District 

 
OTHER ITEMS 

 
7.      PUBLIC COMMENT – For Items on the Agenda 
 
8. PLANNING COMMISSION COMMENT 
 
9.  ADJOURN 

 
 

248.524.3364 
planning@troymi.gov 

mailto:clerk@ci.troy.mi.us
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Chair Perakis called the Regular meeting of the Troy City Planning Commission to order at 
7:00 p.m. on August 27, 2024, in the Council Chamber of the Troy City Hall. Chair Perakis 
and Vice Chair Malalahalli presented opening remarks relative to the role of the Planning 
Commission and procedure of tonight’s meeting. 
 
1. ROLL CALL 

 
Present: 
Carlton M. Faison 
Tyler Fox 
Michael W. Hutson 
Tom Krent 
David Lambert 
Lakshmi Malalahalli 
Marianna Perakis 
John J. Tagle 
 
Absent: 
Toby Buechner 
 
Also Present: 
Ben Carlisle, Carlisle Wortman & Associates 
R. Brent Savidant, Community Development Director 
Julie Quinlan Dufrane, Assistant City Attorney 
Salim Huerta, Jr., Commercial Project Collaborator 
Kathy L. Czarnecki, Recording Secretary 
 

2. APPROVAL OF AGENDA 
 
Resolution # PC-2024-08-051 
Moved by: Fox 
Support by: Faison 
 
RESOLVED, To approve the agenda as prepared. 
 
Yes: All present (8) 
Absent: Buechner 
 
MOTION CARRIED 

 
3. APPROVAL OF MINUTES – August 13, 2024 

 
Resolution # PC-2024-08-052 
Moved by: Lambert 
Support by: Malalahalli 
 
RESOLVED, To approve the minutes of August 13, 2024 Regular meeting as submitted. 
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Yes: All present (8) 
Absent: Buechner 
 
MOTION CARRIED 

 
4. PUBLIC COMMENT – For Items Not on the Agenda 

 
There was no one present who wished to speak. 
 

CONDITIONAL REZONING 
 
5. PUBLIC HEARING - CONDITIONAL REZONING (CR JPLN2024-001) – Proposed 

Bachard Lofts Conditional Rezoning, North side of Maple, West side of Stephenson (1441 
E. Maple; PIN 88-20-26-351-016), Section 26, From O (Office) to IB (Integrated Industrial 
& Business) District 
 
Mr. Carlisle reviewed the proposed Bachard Lofts Conditional Rezoning application. He 
said repurposing and reinvesting in an existing building advance the goals of the Master 
Plan. Mr. Carlisle addressed voluntary conditions offered by the applicant and the “Offer 
of Conditional Rezoning” letter dated August 2, 2024 received in the application submittal.  
 
Mr. Carlisle reported rezoning the property to IB would create a non-conformity as relates 
to parking. He said there are options the applicant could pursue to rectify the non-
conformity. Mr. Carlisle said building permits are all that is required if the applicant 
converts only the upper floors to residential, but a site plan application would be required 
should the applicant make any site improvements to the property. 
 
Mr. Carlisle asked the Planning Commission to hold a public hearing, consider public 
testimony, consider in its deliberations if the application meets the Standards of Section 
16.03 of the Zoning Ordinance and make a recommendation to the City Council. 
 
Present were Attorney Dennis Cowan of Plunkett Cooney and Dalen Hanna, principle of 
Blackacre Management LLC. 
 
Mr. Cowan addressed the applicant’s intent for mixed use on the first floor and up to 38 
residential units on the second and third floors. He said the footprint of the building would 
remain the same, and there is sufficient parking for the retail mixed use. Mr. Cowan said 
they just recently became aware of the non-conformity situation related to parking. 
 
Mr. Hanna shared information on similar development projects in Southfield and Madison 
Heights. He addressed potential mixed uses, layout of residential units and reskinning of 
the building façade. 
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Some comments during discussion related to the following: 
• Options to rectify parking non-conformity. 
• Reskinning/resurfacing building façade. 
• Prohibiting uses relating to automotive, transportation and miscellaneous categories. 
• Potential light pollution; photometric plan submitted at permitting process. 
 
The applicants asked for some time to consider how to address the non-conformity. 
 
PUBLIC HEARING OPENED 
 
There was no one present who wished to speak. 
 
PUBLIC HEARING CLOSED 
 
Discussion continued among the administration and Board members on: 
• Parking non-conformity along Stephenson Highway and Maple Road. 
• Options to rectify the non-conformity; 

o Seek relief from Sustainable Design Review Committee. 
o Seek variance from Zoning Board of Appeals. 
o Eliminate all parking on the site plan. 

 
Mr. Cowan addressed the Board members. He said the applicant is offering to include in 
the Conditional Rezoning Agreement to (1) either change the site plan to eliminate the 
non-conformity or seek relief from the Sustainable Design Review Committee, (2) prohibit 
automotive and transportations uses, and (3) work with the City Attorney on minor 
miscellaneous uses that might be desirable. 
 
Discussion continued whether to accept the voluntary conditions as verbally presented 
or request that the applicant come back before the Board at a subsequent meeting with 
the conditions in writing. 
 
Resolution # PC-2024-08-   
Moved by: Fox 
Seconded by: Krent 
 
RESOLVED, That the Planning Commission hereby recommends to the City Council that 
the O to IB Conditional Rezoning Request, as per Section 16.04 of the City of Troy Zoning 
Ordinance, located on the North side of Maple and West side of Stephenson (1441 E. 
Maple), within Section 26, being approximately 1.82 acres in size, be GRANTED, for the 
following reasons: 
 
1. The request complies with the Master Plan. 
2. The rezoning would permit greater flexibility in use and development of the property. 
3. The conditions offered by the applicant reasonably protect the adjacent properties. 
4. The rezoning would be compatible with surrounding zoning and land use. 
5. The site can be adequately served with municipal water and sewer. 
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BE IT FURTHER RESOLVED, That the Planning Commission recommends the following 
site plan design considerations: 
 
1. Provide Conditional Rezoning Agreement prior to City Council consideration that 

includes the additional conditions of banning automotive and transportation base uses 
and the intent to reduce or eliminate the non-conformity that would be created by the 
rezoning, as offered by the applicant. 

 
Discussion on the motion on the floor. 
 
There was discussion on the interpretation of the conditions verbally cited by the 
applicant, as relates to reducing or eliminating the non-conformity. 
 
Vote on the motion as revised. 
 
Resolution # PC-2024-08-053 
Moved by: Fox 
Seconded by: Krent 
 
RESOLVED, That the Planning Commission hereby recommends to the City Council that 
the O to IB Conditional Rezoning Request, as per Section 16.04 of the City of Troy Zoning 
Ordinance, located on the North side of Maple and West side of Stephenson (1441 E. 
Maple), within Section 26, being approximately 1.82 acres in size, be GRANTED, for the 
following reasons: 
 
1. The request complies with the Master Plan. 
2. The rezoning would permit greater flexibility in use and development of the property. 
3. The conditions offered by the applicant reasonably protect the adjacent properties. 
4. The rezoning would be compatible with surrounding zoning and land use. 
5. The site can be adequately served with municipal water and sewer. 
 
BE IT FURTHER RESOLVED, That the Planning Commission recommends the following 
site plan design considerations: 
 
1. Provide Conditional Rezoning Agreement prior to City Council consideration that 

includes the additional condition of banning automotive and transportation base uses 
and the intent to eliminate the non-conformity that would be created by the rezoning 
by either changing the site plan or seeking relief from the Sustainable Design Review 
Committee. 

 
Yes:  Faison, Fox, Krent, Lambert, Malalahalli, Perakis, Tagle 
No:  Hutson 
Absent: Buechner 
 
MOTION CARRIED 

 
Mr. Carlisle exited the meeting at 8:10 p.m. 
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SPECIAL USE APPROVALS 
 

6. PUBLIC HEARING – SPECIAL USE AND PRELIMINARY SITE PLAN REVIEW (SU 
JPLN2024-0025) – Proposed Adult Foster Care Small Group Home (Up to 10 Residents), 
West side of John R, South side of Abbotsford (5589 John R; PIN 88-20-12-152-003), 
Section 12, Currently Zoned R-1C (One Family Residential) Zoning District 
 
Mr. Savidant reviewed the proposed Adult Foster Care Small Group Home application. He 
presented an overview of an adult foster care facility as defined in the Zoning Ordinance, 
State regulations and the applicant’s request to add four additional bedrooms for a total of 
ten (10) residents.  
 
In summary, Mr. Savidant asked the Board to consider the application per Section 15.06 of 
the Zoning Ordinance, hold a public hearing and provide feedback to the applicant. He said 
the applicant would be seeking a variance from the Zoning Board of Appeals (ZBA) for relief 
from the density standards of Section 6.02.B.2 to provide a home for a total of ten (10) 
residents. Mr. Savidant said the Planning Commission would take appropriate action on the 
Special Use application following ZBA action. 
 
Some Board members shared personal experiences in seeking special care for their loved 
ones and expressed support of small group homes that offer adult foster care. 
 
Teresa Sandoval was present. Ms. Sandoval addressed the number of years she has offered 
her services, State regulations, parking, and the special care she provides her residents. She 
shared a few personal experiences during her years of service. 
 
PUBLIC HEARING OPENED 
 
There was no one present who wished to speak. 
 
PUBLIC HEARING CLOSED 
 
Mr. Fox addressed the applicant with respect to the ZBA standards applied to an application 
seeking a variance from the Zoning Board of Appeals. 

 
7. PUBLIC HEARING - SPECIAL USE AND PRELIMINARY SITE PLAN REVIEW (SU 

JPLN2024-0024) – Proposed Aston Martin Dealership, North side of Maplelawn, West of 
Crooks (1744 Maplelawn; PIN 88-20-29-401-017), Section 29, Currently Zoned IB 
(Integrated Industrial & Business) Zoning District 
 
Mr. Huerta reviewed the Aston Martin Dealership application. He said the building has been 
vacant for a decade and that it was formerly used as a vehicle repair shop. Mr. Huerta 
addressed exterior building improvements, paved parking lot, enhanced landscaping, 
building design, increased transparency along the front façade and displayed a rendering. 
Mr. Huerta said the application is consistent with the Master Plan. He addressed specific 
Special Use Standards per Section 6.27 Vehicle Sales, New, Used and Vintage, and general 
Special Use Standards per Section 9.03, of the Zoning Ordinance. 
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Present were project architect Jonatan Davi and Gary Laundroche of LAG (LaFontaine 
Automotive Group) Development LLC. Mr. Davi and Mr. Laundroche addressed the building 
design and building materials. 
 
There was discussion on: 
• Building materials; specifically, EIFS (exterior insulation finishing system) and ACM 

(aluminum composite material). 
• Prototype building design of Aston Martin dealerships. 
• Majority of sales are internet-based. 
• Special Use Standards. 
• Site Plan Review Design Standards. 
 
Mr. Savidant stated he did not require the applicant to submit a complete site plan application. 
He addressed the applicant’s reinvestment in a vacant building and encouraged the Board’s 
consideration in the use itself and the improvements to the existing building. 
 
Mr. Huerta said the application would go through the administrative site plan review process. 
 
PUBLIC HEARING OPENED 
 
There was no one present who wished to speak. 
 
PUBLIC HEARING CLOSED 
 
Resolution # PC-2024-08-054 
Moved by: Fox 
Seconded by: Lambert 
 
RESOLVED, That Special Use Approval and Preliminary Site Plan Approval for the 
proposed Aston Martin Dealership, North side of Maplelawn, West of Crooks (1744 
Maplelawn, PIN 88-20-29-401-017), Section 29, Currently Zoned IB (Integrated Industrial 
& Business) District, be GRANTED, for the following reasons: 
 
1. The proposed use is compatible with adjacent uses. 
2. The proposed use is compatible with the Master Plan. 
3. The proposed use does not negatively impact traffic or public services. 
4. The proposed use complies with Zoning Ordinance standards. 
 
BE IT FURTHER RESOLVED, That approval is subject to restricting the use of EIFS on 
the property. 
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Discussion on the motion on the floor. 
 
Mr. Lambert addressed page 65 of the Agenda packet that references the proposed site 
improvements including bicycle parking, improved parking surface, landscaping 
improvements, and building improvements comply with the Special Use requirements per 
Sections 9.03, 6.27, and 6.24 of the Zoning Ordinance. 
 
Vote on the motion on the floor. 
 
Yes: All present (8) 
Absent: Buechner 
 
MOTION CARRIED 
 

OTHER ITEMS 
 
8. PUBLIC COMMENT – For Items on the Agenda 

 
There was no one present who wished to speak. 
 

9. PLANNING COMMISSION COMMENT 
 
There were general Planning Commission comments. 

 
10. ADJOURN 

 
The Regular meeting of the Planning Commission adjourned at 9:06 p.m. 

 
 
Respectfully submitted, 
 
 
 
 
        
Marianna J. Perakis, Chair 
 
 
 
 
       
Kathy L. Czarnecki, Recording Secretary 
 
https://d.docs.live.net/2f7ed4fe5f664ea8/Documents/Kathy/COT Planning Commission Minutes/2024/2024 08 27 Draft.docx 



 
 

ITEM #5 



PC 2024.09.10 
  Agenda Item # 5 

 

 
 
DATE: September 5, 2024 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Community Development Director 
 
SUBJECT: PLANNED UNIT DEVELOPMENT – (PUD021 JPLN2024-0012) – Proposed 

Somerset West Concept Development Plan, North side of Big Beaver, East side of 
Coolidge (3100 W. Big Beaver; PIN 88-20-19-476-002, 88-20-19-476-003 & 88-20-
19-430-004), Section 19, Presently zoned PUD (Planned Unit Development) 
Zoning District. 

 
The applicant Forbes Frankel Troy Ventures LLC seeks Conceptual Development Plan (CDP) 
approval for Somerset West Planned Unit Development (PUD). The project features a mixed-
use project including up to 750 residential units, 500,000 square feet of office, 300,000 square 
feet of retail, a 250-room hotel and associated amenities and open space. 
 
The Planning Commission is a recommending body for this application.  
 
This is not a public hearing. The Planning Commission will not be taking any specific action on 
the application at this meeting. The meeting provides an opportunity for the applicant to 
introduce the concept to the Planning Commission and solicit feedback.   
 
The attached report prepared by Carlisle/Wortman Associates, Inc. (CWA), the City’s Planning 
Consultant, summarizes the project. CWA prepared the report with input from various City 
departments including Planning, Engineering, Public Works and Fire. City Management 
supports the findings of fact contained in the report and the recommendations included therein. 
 
Attachments: 

1. Maps 
2. Report prepared by Carlisle/Wortman Associates, Inc. 
3. Concept Development Plan (draft) 

 



Note: The information provided by this application has been compiled from recorded deeds, plats, tax
maps, surveys, and other public records and data. It is not a legally recorded map survey. Users of this

data are hereby notified that the source information represented should be consulted for verification.
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Paul Montagno, Principal   Megan Masson-Minock, Principal   Laura Kreps, Principal 
Richard K. Carlisle, Past President/Senior Principal 

 
To: City of Troy Planning Commission 
 Brent Savident, AICP 
 
From: Benjamin Carlisle, AICP 
 Richard K. Carlisle, FAICP 
 
Date: September 3, 2024 
 
Re: Somerset West PUD 
 
 
The City has received an application from Forbes Frankel Troy Ventures LLC to redevelop the 
former K-Mart Headquarters Property. Both the building and parking lot have been removed, 
and there has also been a public announcement of the purchase of a portion of the site by the 
University of Michigan Health System to serve as an anchor.   
 
The site is located at the NW corner of Big Beaver and Crooks and consists of three parcels, which 
total approximately four (40) acres in area.  The site is bifurcated by Cunninghame Drive, where 
twenty-eight acres (28) are south of Cunningham Drive at the northwest corner of Big Beaver and 
Coolidge, and twelve (12) acres are located north of Cunningham Drive. 
 
The forty (40) acre subject site is currently zoned PUD (The Pavilions), and the applicant is seeking 
to amend the Concept Development Plan and the PUD Development Agreement.  Section 11.09 
Amendment states:  
 

“Any proposed amendment of the Planning Unit Development which seeks to alter the 
intent, the conditions or terms of the Concept Development Plan as approved and/or the 
terms or conditions of Final Development Plan approval, shall be presented to and 
considered by the Planning Commission and the City Council at Public Hearings, following 
the procedures set forth for Concept Development Plan approval.” 

 
Consent Judgment 
 
A Consent Judgment originally entered in May of 1973 between Sheffield Development and the 
City of Troy that includes four (4) contiguous parcels (referred to as A, B, C, and D in the Consent 
Judgement) that total approximately one hundred-forty (140) acres.   A portion of the 140 acres 
includes the 12-acre portion of the site north of Cunningham, but does not include the northwest 
corner parcel at Big Beaver and Coolidge of approximately twenty-eight (28) acres. To clarify, 
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while the entire 40-acres is controlled by PUD, the 12 acres north of Cunningham Drive is part of 
a larger Consent Judgement.  The development of the former Headquarters site (area south of 
Cunningham) will not be affected by the Consent Judgement but will require amendment to the 
existing PUD.  The development of the 12-acres north of Cunningham Drive will require an 
amendment to the Consent Judgement.   
 

 
 
The Pavilions Planned Unit Development 
 
On October 15, 2007, Troy City Council rezoned the site to PUD and granted Concept 
Development Plan (CDP) Approval for The Pavilions Planned Unit Development (PUD). The 
Pavilions CDP approval included all forty (40) acres. Approval of a PUD CDP establishes a general 
plan for development of the property, with more specific details spelled out in the Development 
Agreement. In the case of The Pavilions PUD, the Development Agreement included the following 
uses:  
 

• 750 residential units including townhomes, multiple family buildings, lofts, and senior 
housing 

• Office uses (300,000 square feet) including general, professional, medical, research and 
financial institutions 

• Hotel (250 rooms) 

Former 
Headquarter Site / 
The Pavilions PUD 

+/- 40 acres 
 

Areas within the 
Consent Judgment 
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• Retail (500,000 square feet) including general and specialty retail, full-service restaurants 
and bars, take-out restaurants, and fitness center. 

  

 
Based upon the scope and parameters of development set forth in the Development Agreement, 
the specific site plan and design elements for either all or a portion of the site are proposed 
during Stage 2-Preliminary Development.  However, The Pavilions PUD project never proceeded 
to Stage 2.  

Approved Pavilions Concept PUD Plan (2007) 



Somerset West PUD 
August 3, 2024 
 
 

4 

 
Approval of a CDP is valid for five (5) years unless an extension is requested and granted.  In the 
case of the Pavilions, a request for extension was never requested and the current CDP has 
expired.  Section 11.11 grants the City the authority to determine that a PUD CDP has been 
abandoned and may proceed to take all necessary steps to reclassify the property.  However, the 
City of Troy did not make such a determination of abandonment and the property remains zoned 
PUD, but without an approved CDP or PUD Development Agreement.  
 
Amending a PUD  
 
The PUD zoning of the subject site is particularly relevant to the consideration of the current 
application.  There are many elements of the previous Plan CDP and Development Agreement 
that remain relevant even as market conditions have changed considerably since 2007.  Section 
11.09 Amendments sets forth the procedure for an amendment of a PUD.  Although Section 
11.09 does not discuss or contemplate the circumstances when a PUD CDP and Development 
Agreement have expired, the amendment of a CDP follows the same procedures as approving an 
original application.  These procedures will include conducting a public hearing prior to approving 
an amendment.  
 
Process 
 
The applicant is seeking to amend the PUD, which would include the following steps:  
 

1. Step One: Conceptual Development Plan Approval.  The first step shall be application for 
and approval of a Concept Development Plan, which requires a legislative enactment 
amending the zoning district map so as to reclassify the property as a Planned Unit 
Development.   The applicant is seeking to amend the Concept Plan, which would include 
an amended Development Agreement.   

 
2. Step Two: Preliminary Development Plan Approval.  The second step of the review and 

approval process shall be the application for and approval of a Preliminary Development 
Plan (preliminary site plan) for the entire project, or for any one or more phases of the 
project.  City Council shall have the final authority to approve and grant Preliminary 
Development Plan approvals, following a recommendation by the Planning Commission. 

 
3. Step Three: Final Development Plan Approval.  The third step of the review and approval 

process shall be the review and approval of a Final Development Plan (final site plan) for 
the entire project, or for any one or more phases of the project, and the issuance of 
building permits.  Final Development Plans for Planned Unit Developments shall be 
submitted to the Zoning Administrator for administrative review. 

 
The applicant seeks to amend the entire 40-acre PUD.  As part of the process, the applicant has 
provided a concept plan for the 28-acre portion of the site.  However, they are unable to provide 
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a concept plan for the 12-acre portion of the site as it is controlled by Consent Judgement.   The 
applicant notes that they are working on amending the Consent Judgement, however there is no 
assurances when or if the Consent Judgement would ever be amended.  Since the City is a party 
to the Consent Judgment, the City has control of an amened Consent Judgment.     
 
The applicant desires to present the project to the Planning Commission and is seeking feedback 
prior to the submittal of a formal Conceptual Development Plan application.  
 
Concept Plan 
 
The applicant is proposing a mixed-use project with many similar elements of the Pavilions PUD.  
The most significant difference is the recent announcement that approximately 7.8 acres has 
been purchased by the University of Michigan Health System to build a multi-specialty medical 
facility.  Although the exact size, scope and services offered has not been fully disclosed by the 
Michigan Health System, it is likely to be significant given the lack of similar UM health facilities 
in the region surrounding Troy.   The UM health facility will serve as the anchor to the site 
development.  
 
Proposed uses include:  

• Medical facility building 
• Two retail/ restaurants buildings (fronting on Big Beaver) 
• Hotel/restaurant building  
• Two (2) residential buildings   
• Retail mixed use building  
• Two (2) Retail/office/hotel/residential/parking mixed use buildings 

 
Site amenities include:  

• At-grade parking lots 
• Two (2) parking decks 
• Enhanced landscaping 
• Plazas and siting areas 
• Lighting 
• Internal sidewalks and other pedestrian amenities   

 
Height: 

• Outside of renderings showing prospective heights, the applicant has not indicated 
proposed maximums heights.   

 
Please note that traffic and parking for each phase will be reviewed during PDP stage.  
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Concept Plan:  
 

 
The Pavilions PUD Comparison 
 

 Proposed Amended PUD The Pavilion PUD 
Uses  Office, Residential, Retail, and 

Hotel 
 

Office (professional, medical, research, and 
financial), Residential (townhomes, multiple 
family, lofts, senior housing), Retail (general and 
specialty, restaurants and fitness center), and 
Hotel 

Hotel Units 250  250 
Residential 
Units 

750 750 

Retail sq.ft 300,000 500,000 
Office sq.ft 500,000 300,000 
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Summary: 
 
The applicant desires to present the project to the Planning Commission and is seeking feedback 
prior to the submittal of a formal application.  As part of the review, the Planning Commission 
should consider the following questions:  
 

1. Overall does the Planning Commission support the overall Concept PUD?  
2. Does the Planning Commission support the proposed mix of uses? 
3. Does the Planning Commission support the proposed intensity and height?  
4. Does the Planning Commission agree with the proposed precedents the applicant is 

applying for the site’s architectural program?  
5. Are there are additional amenities that the Planning Commission thinks that the applicant 

should consider?  
6. Are there additional details that the Planning Commission desires to review as part of the 

formal Concept Plan submittal?  
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This document is intended for design reference only.  
Refer to civil engineering documents for verification of all 
parcel and right of way dimensions, areas, and setbacks.
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DATE: September 5, 2024 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Community Development Director 
 
SUBJECT: PRELIMINARY SITE PLAN REVIEW (SP JPLN2024-0023) – Proposed Somerset 

Park Apartments Administration and Learning Center and New Golf Cart Storage 
Garage, East of Coolidge, south of Big Beaver (2401 Golfview John R; PIN 88-20-
29-176-002), Section 29, Currently Zoned MF (Multiple Family) Zoning District 

 
The petitioner Somerset Apartments submitted the above referenced Preliminary Site Plan 
application for build a +/-21,000 square foot building. The building will replace an existing building 
and will include a new pro shop and leasing management center on the main level, and 
administration offices with training space on the second level.  In addition, the applicant proposes 
2,900 square foot golf car storage garage.  The buildings will be served by a new 97-space parking 
lot. The Planning Commission is authorized to approve this Preliminary Site Plan.  
 
The attached report prepared by Carlisle/Wortman Associates, Inc. (CWA), the City’s Planning 
Consultant, summarizes the project. CWA prepared the report with input from various City 
departments including Planning, Engineering, Public Works and Fire. City Management supports 
the findings of fact contained in the report and the recommendations included therein. 
 
 
Attachments: 

1. Maps 
2. Report prepared by Carlisle/Wortman Associates, Inc. 

  



PROPOSED RESOLUTION 
 
 
PRELIMINARY SITE PLAN REVIEW (SP JPLN2024-0023) – Proposed Somerset Park 
Apartments Administration and Learning Center and New Golf Cart Storage Garage, 
East of Coolidge, south of Big Beaver (2401 Golfview John R; PIN 88-20-29-176-002), 
Section 29, Currently Zoned MF (Multiple Family) Zoning District 
 
Resolution # PC-2024-09- 
Moved by:  
Support by:  
 
RESOLVED, That Preliminary Site Condominium Approval, pursuant to Article 8 of the 
Zoning Ordinance, as requested for the proposed Somerset Park Apartments 
Administration and Learning Center and New Golf Cart Storage Garage, East of 
Coolidge, south of Big Beaver (2401 Golfview John R; PIN 88-20-29-176-002), Section 
29, Currently Zoned MF (Multiple Family) Zoning District: 

 
1. Provide bicycle parking. 
2. Provide details of masonry knee wall. 
3. Provide trash enclosure location and details.   

 
__________________________________________________________) or  
 
(denied, for the following reasons: _________________________________) or 
 
(postponed, for the following reasons:________________________________) 
 
 
Yes:   
No: 
Absent:  

 
MOTION CARRIED 
 



Note: The information provided by this application has been compiled from recorded deeds, plats, tax
maps, surveys, and other public records and data. It is not a legally recorded map survey. Users of this

data are hereby notified that the source information represented should be consulted for verification.

2,076

1:

Feet2,0760 1,038
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  Date:  July 17, 2019 
  August 29, 2024 

Preliminary Site Plan Review 
For 

City of Troy, Michigan 
 
 

 
Applicant:  Somerset Apartments 
 
Project Name: Somerset Apartments Clubhouse   
 
Location: 2401 Golfview Drive   
 
Plan Date:  August 5, 2024 
 
Zoning: MF, Multiple Family   
 
Action Requested: Preliminary Site Plan Review   
  
 

PROJECT AND SITE DESCRIPTION 
 
In late 2018, a 1.32-acre portion of the Somerset Apartment golf course that is adjacent to 
Golfview Drive, was rezoned from R1-C, Single Family Residential to MF, Multiple Family.   The 
purpose of the rezoning was to allow the applicant to develop the golf club house and 
administrative building on the northern portion of the site adjacent to Golfview Drive, which was 
not permitted under R-1C zoning. The golf course still remains zoned MF, Multiple Family.  
 
The applicant is seeking preliminary site plan approval to build a +/-21,000 sq/ft building. The 
building is a replacement to an existing building and will include a new pro shop and leasing 
management center on the main level, and administration offices on the second level.  In 
addition, the applicant proposes 2,900 sq/ft golf car storage garage.  The buildings will be served 
by a new 97-space parking lot.    
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Table 2. – Zoning/Existing Land Use 
 

Direction Zoning Existing Use 
Subject Site   
 Somerset Park 

Apartments Golf Course  
MF, Multiple Family 
Residential   

Vacant 

North BB, Big Beaver  Office / Commercial / Hotel  
South R-1C, One Family Residential  Golf Course 
East MF, Multiple Family 

Residential 
Multiple Family Residential 

West MF, Multiple Family 
Residential 

Multiple Family Residential 

 
 

 
 
 

 

Location of proposed 
administrative/leasing 
building 
 
Golf Course 

 



Somerset Park Apartments Clubhouse 
August 29, 2024 

3 

 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
2019 APPROVAL 

 
An 18,000 square foot clubhouse was approved in 2019.  However, that plan approval has 
expired.  The location of the clubhouse is in the same proposed location; however, differences 
include a slightly larger building, a change in architecture and materials, and inclusion of golf cart 
storage garage.   
 
Items to be Addressed:  None 
 
BUILDING ORIENTATION AND OVERALL SITE LAYOUT 

 
The building is oriented towards Golfview Drive and serves as a focal point at the terminus of 
Lakeview Drive.   A drop off area is located in front of the building, with a majority of the parking 
located to the side of the building.  
 
Items to be Addressed:  None 
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AREA, WIDTH, HEIGHT, SETBACKS 

 
Section 4.08 establishes the dimensional requirements for the MF, Multiple Family district, as 
shown in Table 1.: 
 

Table 1. – Site Dimensional Requirements 
 

 
Items to be Addressed:   None 
 
SITE ACCESS and CIRCULATION 

 
Vehicular access to the site is provided via a primary access point on Golfview Drive at the 
terminus of Lakeview Drive and a secondary access point off Golfview Drive.  There is access on 
three sides of the building and adequate vehicular circulation.   
 
The applicant proposes a primary pedestrian access off Golfview Drive.  In addition, there are 
internal sidewalks to reach parts of the buildings and parking areas.   
 
Items to be Addressed: None 
 
 
 
 
 

 Required / Allowed  Provided Compliance 

Front  30 ft.  69 ft. Compliant 

Rear 30 ft. 67 ft. Compliant 

Side  30 ft.  120 ft and 320 ft Compliant 

Setbacks must equal 
height of building 30 ft. All setbacks exceed 

30 ft Compliant 

Required Open Space 
(building coverage) 35 percent 62% Compliant 

Building Height 8 stories 
100 feet 30’ Compliant 

Parking 

No more than fifty 
(50) percent of the 
required front yard 
shall be occupied by 
off-street parking. 

Less than 50% of 
the required front 

yard is parking  
Compliant 
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PARKING 

 
Parking Calculations: 
The parking calculations provided are included in Table 2., below. 
 

Table 2. – Required and provided parking 
 

 Required Provided 
Office: 1 per 300 12,250 sq ft / 300 = 40 + 2 spaces for 

apartment model  
99 automobile  

Pro Shop: 1 per 250   1032 / 250 = 5 

Golf Course : 4 spaces per hole 9 holes = 36 spaces 

   
Barrier Free 4 4 
Bicycle Parking 2 0 
Loading 1 0 
Total 83  automobile + 2 bicycle 99 automobile + 0 bicycle 

 
There doesn’t appear to be any bicycle parking.  The loading space is a requirement that can be 
waived by Planning Commission.  
 
Items to be Addressed: 1).  Provide bicycle parking; and 2). Planning Commission to consider 
loading space deviation.   
 

LANDSCAPING 
 
The applicant has submitted a full landscape plan and tree survey.  They propose on removing 38 
trees from the site, 5 of which are regulated, for a total tree replacement of 76 inches.   
 

Table 3. – Landscaping Requirements 
 

 Required: Provided: Compliance 
Street Trees: The Ordinance requires 
that the greenbelt shall be landscaped 
with a minimum of one (1) deciduous 
tree for every thirty (30) lineal feet, or 
fraction thereof, of frontage abutting a 
public road right-of-way.   
  

620 / 30 = 21 trees 
  

21 trees   Complies  

Parking Lot Trees:  1 space per 8 spaces  99 spaces / 8 = 13 
trees  

13 trees Compliant  
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Site landscaping:  A minimum of fifteen 
percent (20%) of the site area shall be 
comprised of landscape material. Up to 
twenty-five percent (25%) of the 
required landscape area may be brink, 
stone, pavers, or other public plaza 
elements, but shall not include any 
parking area or required sidewalks. 

20%  43% Compliant 

Tree Mitigation 19”/3 7 trees Compliant 
 
The landscape plan shows an attractive entrance feature in the boulevard entrance, which 
includes stamped concrete, landscaping, seating area, and multiple flagpoles.   
 
The applicant indicates a 3-foot tall masonry screen wall around the proposed exterior patio.  
Details were not provided.  In addition, the applicant has not indicated a trash enclosure on site.   
 
Items to be Addressed: 1). Provide details of masonry knee wall; and 2).  Provide trash enclosure 
location and details.   
 
FLOOR PLAN AND ELEVATIONS 

 
The applicant has submitted floor plans and elevations.  Materials include brick first floor, with 
metal panel upper story.  The cart storage building is proposed to be split faced CMU, with 
prefinished metal siding. Roofing to be prefinished metal roof with gutters and downspouts. 
 
Items to be Addressed:  None 
 
LIGHTING 

 
A photometric plan and fixture details has been submitted.  The applicant includes eight (8) pole 
lights and 17 bollard lights.  The photometrics comply with all ordinance requirements.  
 
Items to be Addressed: None 
 
SITE PLAN REVIEW STANDARDS 

 
Section 8.06 sets forth the following site plan standards:  

A. Development shall ensure compatibility to existing commercial districts and provide a 
transition between land uses through application of the following requirements: 
1. Building design shall enhance the character of the surrounding area in relation to 

building and parking placement, landscape and streetscape features, and 
architectural design. 
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2. Street fronts shall provide a variety of architectural expression that is appropriate in 
its context and prevents monotony. 

3. Building design shall achieve a compatible transition between areas with different 
height, massing, scale, and architectural style. 

B. Development shall incorporate the following recognized best architectural building 
design practices: 
1. Foster a lasting impact on the community through the provision of high quality 

design, construction, and detailing. 
2. Provide high quality, durable materials, such as but not limited to stone, brick, glass, 

and metal. E.I.F.S. or material equivalent shall only be used as an accent material. 
3. Develop buildings with creativity that includes balanced compositions and forms. 
4. Design roofs that are appropriate to the architectural style of the building and create 

an appropriate visual exterior mass of the building given the context of the site. 
5. For commercial buildings, incorporate clearly defined, highly visible customer 

entrances using features such as canopies, porticos, arcades, arches, wing walls, 
ground plane elements, and/or landscape planters. 

6. Include community amenities that add value to the development such as patio/ 
seating areas, water features, art work or sculpture, clock towers, pedestrian plazas 
with park benches or other features located in areas accessible to the public. 

C. Enhance the character, environment and safety for pedestrians and motorists through 
the following requirements: 
1. Provide elements that define the street and the pedestrian realm 
2. Create a connection between the public right of way and ground floor activities. 
3. Create a safe environment by employing design features to reduce vehicular and 

pedestrian conflict, while not sacrificing design excellence. 
4. Enhance the pedestrian realm by framing the sidewalk area with trees, awnings, and 

other features. 
5. Improve safety for pedestrians through site design measures. 

 
SUMMARY 

 
As part of the discussion, the Planning Commission is to consider the loading space waiver and 
if the Site Plan standards have been met. If the Planning Commission approves the Preliminary 
Site Plan, we recommend the following items are addressed as part of the final site plan:  

1. Provide bicycle parking. 
2. Provide details of masonry knee wall. 
3. Provide trash enclosure location and details.   
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General Note

1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.

2. SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTOR.

3. CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0" & 5' - 0"

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD

CONDITIONS. THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA

TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH ILLUMINATING ENGINEERING SOCIETY APPROVED

METHODS. ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN

ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS. MOUNTING HEIGHTS

INDICATED ARE FROM GRADE AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS OF LIGHTING

SYSTEM SUITABILITY AND SAFETY. THE ENGINEER AND/OR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN

ENERGY CODE AND LIGHTING QUALITY COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013.

FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-6705.

Mounting Height Note

MOUNTING HEIGHT IS MEASURED FROM GRADE TO

FACE OF FIXTURE. POLE HEIGHT SHOULD BE

CALCULATED AS THE MOUNTING HEIGHT LESS BASE

HEIGHT.

Drawing Note

THIS DRAWING WAS GENERATED FROM AN ELECTRONIC

IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE

VERIFIED IN FIELD BY OTHERS.
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Ordering Note

FOR INQUIRIES CONTACT GASSER BUSH AT

QUOTES@GASSERBUSH.COM OR 734-266-

6705.

Alternates Note

THE USE OF FIXTURE ALTERNATES MUST BE
RESUBMITTED TO THE CITY FOR APPROVAL.
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South East View

Schedule

Symbol Label QTY Manufacturer Catalog Description Lamp Output LLF Input Power
Mounting

Height

A

4 Lumenpulse LIAM-120_277-
CSL-M110-40K-
CRI 80-5S

Lumenicon
Medium

10133 0.9 184 25'

B

4 Lumenpulse LIAM-120_277-
CSL-M110-40K-
CRI 70-3 BLS

Lumenicon
Medium

6418 0.9 92 25'

C

17 Lumenpulse LIB-120_277-
CSL-RO-40K-CRI
80-4-XX-XX

Lumenicon
Bollard

1513 0.9 20 40"

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

Parking Area 1.7 fc 3.8 fc 0.2 fc 19.0:1 8.5:1

Parking Area 1.5 fc 2.9 fc 0.3 fc 9.7:1 5.0:1

Property Line @

5'
0.0 fc 0.1 fc 0.0 fc N/A N/A

Overall 0.6 fc 18.6 fc 0.0 fc N/A N/A



Structure Name

#E
EX. SANITARY MH
TAP STRUCTRUE

#S1
PR. 4' DIA. SANITARY MH
EJIW 1040 ZPT FRAME
AND TYPE 'A'
CITY OF TROY SANITARY
SEWER COVER

#S2
PR. 4' DIA. SANITARY
MONITORING MH
EJIW 1040 ZPT FRAME
AND TYPE 'A'
CITY OF TROY SANITARY
SEWER COVER

Structure Details
PR. RIM 739.71
PR. 8" E. INV. 726.66
PR. 12" W. INV. 726.66
PR. 12" N. INV. 726.66

PR. RIM 739.22
PR. 8" W. INV.  726.94

PR. RIM 740.94
PR. 6" SE. INV.  727.14
PR. 6" N. INV. 727.14

1" = 30'
01530 15 30 45

Tree Preservation Plan
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NOWAK & FRAUS ENGINEERS

46777 Woodward Ave.

Pontiac, MI 48342-5032

Tel. (248) 332-7931

Fax.  (248) 332-8257

civil Engineers

Land Surveyors

Land Planners

ENGINEERS

5/8" X 6'8" RE-ROD, OR
EQUAL, SUPPORT POSTS
EVERY 10' O.C.
INSTALL POSTS A MIN. 24"
INTO GROUND, TYPICAL

4' HIGH FENCING, AS SPECIFIED,
TO BE PLACED 1' OUTSIDE THE DRIP
LINE OR LIMITS OF GRADING, AS
INDICATED ON PLAN, TYPICAL

NOTE:
FENCING TO BE 4' HIGH ORANGE
SNOW FENCE, OR APPROVED EQUAL

PROTECTION FENCING TO BE
MAINTAINED THROUGHOUT THE
CONSTRUCTION PERIOD

NTS
TREE PROTECTION DETAIL-PLAN

TREE DRIPLINE

4' HIGH PROTECTIVE
FENCE, AS SPECIFIED
PLACED AT A MINIMUM
1' OUTSIDE THE DRIPLINE
OF THE TREE

TREE PROTECTION DETAIL-SECTION
NTS

GENERAL TREE PROTECTION NOTES
1.  APPROVED TREE PROTECTION SHALL BE ERECTED PRIOR TO THE START
   OF CONSTRUCTION ACTIVITIES, AND SHALL REMAIN IN PLACE UNTIL THE
   IN PLACE UNTIL CONSTRUCTION IS COMPLETE.
2. ALL UNDERSTORY VEGETATION WITHIN THE LIMITS OF PROTECTIVE FENCING
   SHALL BE PRESERVED.
3. NO PERSON MAY CONDUCT ANY ACTIVITY WITHIN THE DRIP LINE OF ANY
   TREE DESIGNATED TO REMAIN, INCLUDING BUT NOT LIMITED TO, PLACING
   SOLVENTS, BUILDING MATERIALS, CONSTRUCTION EQUIPMENT, OR SOIL DEPOSITS
   WITHIN THE DRIP LINE.
4. WHERE GROUPINGS OF TREES ARE TO REMAIN, TREE FENCING SHALL BE
   PLACED AT THE LIMITS OF GRADING LINE.
5. DURING CONSTRUCTION, NO PERSON SHALL ATTACH ANY DEVICE OR WIRE
   TO ANY TREE, SCHEDULED TO REMAIN.
6. ALL UTILITY SERVICE REQUESTS MUST INCLUDE NOTIFICATION TO THE
   INSTALLER THAT PROTECTED TREES MUST BE AVOIDED. ALL TRENCHING SHALL
   OCCUR OUTSIDE OF THE PROTECTIVE FENCING.
7. SWALES SHALL BE ROUTED TO AVOID THE AREA WITHIN THE DRIP LINES OF
   PROTECTED TREES.
8. TREES LOCATED ON ADJACENT PROPERTIES THAT MAY BE AFFECTED BY CONSTRUCTION
   ACTIVITIES MUST BE PROTECTED.
9. ROOT ZONES OF PROTECTED TREES SHOULD BE SURROUNDED WITH RIGIDLY
   STAKED FENCING.
10. THE PARKING OF IDLE AND RUNNING EQUIPMENT SHALL BE PROHIBITED UNDER THE
    DRIP LINE OF PROTECTED TREES.
11.  THE STRIPPING OF TOPSOIL FROM AROUND PROTECTED TREES SHALL BE PROHIBITED.
12. ALL TREES TO BE REMOVED SHALL BE CUT AWAY FROM TREES TO REAMIN.
13. THE GRUBBING OF UNDERSTORY VEGETATION WITHIN CONSTRUCTION AREAS SHOULD
    BE CLEARED BY CUTTING VEGETATION AT THE GROUND WITH A CHAIN SAW OR
    MINIMALLY WITH A HYDRO-AXE.
14. THE CONTRACTOR IS RESPONSIBLE FOR THE REPLACEMENT PER ORDINANCE
    GUIDELINES, FOR THE DAMAGE OR REMOVAL OF ANY TREE DESIGNATED TO REMAIN.
15. TREES TO BE REMOVED SHALL BE FIELD VERIFIED, EVALUATED AND FLAGGED FOR
    REMOVAL, BY THE LANDSCAPE ARCHITECT OR FORESTER, ONLY AS DIRECTED
    BY THE OWNER OR OWNERS REPRESENTATIVE.

LEGEND:

TREES TO BE REMOVED

TREES TO REMAIN

TREE PROTECTION FENCING

950

912

TREE PROTECTION FENCING TO BE
PLACED MIN 1' OUTSIDE THE LIMITS
OF GRADING LINE OR TREE DRIPLINE,
SHOWN PER PLAN AND COORDINATED
W/ PROPOSED GRADING ACCORDING
TO CIVIL DWGS

TREE PRESERVATION SUMMARY:
TOTAL NUMBER OF TREES SURVEYED:                            98
TOTAL NUMBER OF DEAD TREES:  0
NET TREES ON-SITE: 98
TOTAL NUMBER OF TREES TO BE REMOVED:      40
TOTAL LANDMARK TREES TO BE REMOVED:       1 (19" TOTAL)
TOTAL NUMBER OF TREES TO REMAIN:                           57
TOTAL LANDMARK REPLACEMENT TREES: (19" / 3" = 6.33 TREES) 7 TREES

TREE PROTECTION FENCING TO BE
PLACED MIN 1' OUTSIDE THE LIMITS
OF GRADING LINE OR TREE DRIPLINE,
SHOWN PER PLAN AND COORDINATED
W/ PROPOSED GRADING ACCORDING
TO CIVIL DWGS

Part of the Northwest 1 4
of Section 29
T.2 North , R.11 East
City of Troy,
Oakland County, Michigan

Somerset Park Apartments
Administration Building

Scott Snow
Tel: 908-988-1088
Email: ssnow@solomonorg.com

CONTACT

August 5, 2024

K489-01

2024-08-05  issued for  PRELIMINARY SPA

The Solomon Organization
2405 Sorchester Dr.
Troy, MI 48084
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BUILDING

W
:\

G
50

0-
Z0

00
 F

ile
s\

K0
00

-F
IL

ES
\K

48
9-

01
\O

ffi
ce

\L
an

d
sc

ap
e\

K4
89

-0
1_

LS
.d

w
g,

 8
/9

/2
02

4 
11

:2
2:

13
 A

M



Structure Name

#E
EX. SANITARY MH
TAP STRUCTRUE

#S1
PR. 4' DIA. SANITARY MH
EJIW 1040 ZPT FRAME
AND TYPE 'A'
CITY OF TROY SANITARY
SEWER COVER

#S2
PR. 4' DIA. SANITARY
MONITORING MH
EJIW 1040 ZPT FRAME
AND TYPE 'A'
CITY OF TROY SANITARY
SEWER COVER

Structure Details
PR. RIM 739.71
PR. 8" E. INV. 726.66
PR. 12" W. INV. 726.66
PR. 12" N. INV. 726.66

PR. RIM 739.22
PR. 8" W. INV.  726.94

PR. RIM 740.94
PR. 6" SE. INV.  727.14
PR. 6" N. INV. 727.14

Landscape Plan
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Know what's below
Call before you dig.
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3

TYPICAL SEEDED LAWN AREAS

4' DIA SPADE CUT EDGE W/ 3" SHREDDED BARK MULCH

KEY LEGEND

4

5

3" DEPTH DOUBLE SHREDDED HARDWOOD BARK MULCH

3/4" - 1 1/2" STONE MULCH, 3-4" DEPTH ON WEED BARRIER

1

6

GENERAL LANDSCAPE NOTES
1.  LANDSCAPE CONTRACTOR SHALL VISIT SITE, INSPECT EXISTING CONDITIONS
  AND REVIEW PROPOSED PLANTING AND RELATED WORK. IN CASE OF
   DISCREPANCY BETWEEN PLAN AND PLANT LIST, THE PLAN SHALL
   GOVERN QUANTITIES. CONTACT THE LANDSCAPE ARCHITECT WITH ANY
   CONCERNS.
2. THE CONTRACTOR SHALL VERIFY LOCATIONS OF ALL ON-SITE UTILITIES
   PRIOR TO BEGINNING CONSTRUCTION ON HIS/HER PHASE OF WORK. ANY
   DAMAGE OR INTERUPTION OF SERVICES SHALL BE THE RESPONSIBILITY
   OF THE CONTRACTOR.
3. THE CONTRACTOR SHALL COORDINATE ALL RELATED ACTIVITIES WITH
   OTHER TRADES, AND SHALL REPORT ANY UNACCEPTACBLE SITE CONDITIONS
   TO THE OWNER'S REPRESENTATIVE PRIOR TO COMMENCEMENT.
4. PLANTS SHALL BE FULL, WELL-BRANCHED, AND IN HEALTHY VIGOROUS
   GROWING CONDITION.
5. PLANTS SHALL BE WATERED BEFORE AND AFTER PLANTING IS COMPLETE.
6. ALL TREES MUST BE STAKED, FERTILIZED AND MULCHED AND SHALL BE
   GUARANTEED TO EXHIBIT A NORMAL GROWTH CYCLE FOR AT LEAST ONE (1)
   YEAR FOLLOWING PLANTING.
7. ALL MATERIAL SHALL CONFORM TO THE GUIDELINES ESTABLISHED IN THE MOST
   RECENT EDITION OF THE "AMERICAN STANDARDS FOR NURSERY STOCK".
8. CONTRACTOR WILL SUPPLY FINISHED GRADE AND EXCAVATE AS NECESSARY TO
  SUPPLY PLANT MIX DEPTH IN ALL PLANTING BEDS AS INDICATED IN PLANT DETAILS
   AND A DEPTH OF 3" IN ALL LAWN AREAS.
9. PROVIDE CLEAN BACKFILL SOIL, USING MATERIAL STOCKPILED ON-SITE. SOIL
   SHALL BE SCREENED AND FREE OF DEBRIS, FOREIGN MATERIAL, AND STONE.
10. SLOW-RELEASE FERTILIZER SHALL BE ADDED TO THE PLANT PITS BEFORE
   BEING BACKFILLED. APPLICATION SHALL BE AT THE MANUFACTURERS RECOMMENDED
   RATES.
11. AMENDED PLANT MIX (PREPARED TOPSOIL) SHALL CONSIST OF 1/3 SCREENED TOPSOIL,
    1/3 SAND, AND 1/3 "DAIRY DOO" COMPOST, MIXED WELL AND SPREAD TO A DEPTH AS
    INDICATED IN PLANTING DETAILS.
12. ALL PLANTINGS SHALL BE MULCHED WITH SHREDDED HARDWOOD BARK, SPREAD TO
   A DEPTH OF 3" FOR TREES AND SHRUBS, AND 2" ON ANNUALS, PERENNIALS, AND
   GROUNDCOVER PLANTINGS. MULCH SHALL BE FREE FROM DEBRIS AND FOREIGN
   MATERIAL, AND PIECES ON INCONSISTENT SIZE.
13. NO SUBSTITUTIONS OR CHANGES OF LOCATION, OR PLANT TYPE SHALL BE MADE
   WITHOUT THE APPROVAL OF THE LANDSCAPE ARCHITECT OR OWNERS REPRESENTATIVE.
14. THE LANDSCAPE ARCHITECT SHALL BE NOTIFIED OF ANY DISCREPANCIES BETWEEN
   THE PLANS AND FIELD CONDITIONS PRIOR TO INSTALLATION.
15. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR MAINTAINING ALL PLANT
   MATERIAL IN A VERTICAL CONDITION THROUGHOUT THE GUARANTEED PERIOD.
16. THE LANDSCAPE ARCHITECT OR OWNERS REPRESENTATIVE SHALL HAVE THE RIGHT
   TO REJECT ANY WORK OR MATERIAL THAT DOES NOT MEET THE REQUIREMENTS OF
   THE PLANS AND/OR SPECIFICATIONS.
17. THE LANDSCAPE CONTRACTOR SHALL SEED AND MULCH OR SOD (AS INDICATED ON
   PLANS) ALL AREAS DESIGNATED AS SUCH ON THE PLANS, THROUGHOUT THE CONTRACT
   LIMITS. FURTHER, THE CONTRACTOR SHALL BE RESPONSIBLE FOR RESTORING AREAS
   DISTURBED DURING CONSTRUCTION, NOT IN THE CONTRACT LIMITS, TO EQUAL OR
   GREATER CONDITION.
18. ALL LANDSCAPE AREAS SHALL HAVE PROPER DRAINAGE THAT PREVENTS EXCESSIVE
    WATER FROM PONDING ON LAWN AREAS OR AROUND TREES AND SHRUBS.
19. ALL LANDSCAPE AREAS SHALL BE IRRIGATED WITH AN AUTOMATIC UNDERGROUND
   SYSTEM.

GENERAL SEED NOTE:
ALL LAWN AREAS DESIGNATED TO BE SEEDED, SHALL BE HYDRO-SEEDED
WITH SPECIFIED BLENDS, AND STABILIZED WITH WOOD CELLULOSE FIBER MULCH
(2,000 LBS PER ACRE) . IN AREAS SUBJECT  TO EROSION, SEEDED LAWN SHALL
BE FURTHER STABILIZED WHERE NECESSARY WITH BIODEGRADABLE EROSION
BLANKET AND STAKED UNTIL ESTABLISHED. ALL SEED SHALL BE APPLIED OVER A
MINIMUM 3" PREPARED TOPSOIL, AND SHALL BE KEPT MOIST AND WATERED DAILY
UNTIL ESTABLISHED.
SEEDING INSTALLATION SHALL OCCUR ONLY:
SPRING: APRIL1 TO JUNE1
FALL: AUGUST 15 TO OCTOBER 15

TYPICAL SEEDED LAWN MIX:
ALL LAWN AREAS DESIGNATED TO BE SEEDED, SHALL BE HYDROSEEDED
WITH TYPICAL DROUGHT TOLERANT, DURABLE BLENDED  SEED MIX, AT
A RATE OF 220 LBS PER ACRE
MIX IS COMPRISED OF

30% NITE HAWK PERENNIAL RYE
30% KENTUCKY BLUEGRASS
20% CREEPING RED FESCUE
10% MERIT KENTUCKY BLUEGRASS
10% NEWPORT KENTUCKY BLUEGRASS

IRRIGATION NOTE:
ALL LANDSCAPE AREAS, INCLUDING THOSE WITHIN THE R.O.W. SHALL
BE IRRIGATED WITH AN AUTOMATIC UNDERGROUND IRRIGATION SYSTEM.
THE SYSTEM SHALL OPERATE IN COMPLIANCE WITH LOCAL STANDARDS
AND SEASONAL RESTRICTIONS. SEPARATE ZONES SHALL BE PROVIDED FOR
LAWN AREAS AND PLANTING BEDS. IRRIGATION SHALL BE DESIGNED IN THE
THE MOST EFFICIENT MANNER NECESSARY TO FULLY IRRIGATE ALL PLANTING AREAS.

NF

NOWAK & FRAUS ENGINEERS

46777 Woodward Ave.

Pontiac, MI 48342-5032

Tel. (248) 332-7931

Fax.  (248) 332-8257

civil Engineers

Land Surveyors

Land Planners

ENGINEERS

ALL LAWN AREAS WITHIN THE
LIMITS OF PARKING LOT SHALL
BE SEED ON MIN 3" TOPSOIL

PROPOSED 2' WIDE STONE
MULCH ADJACENT TO PKG
W/ 3/4" TO 1 1/2" DIA STONE
3-4" DEPTH

ALL PROPOSED PLANT BEDS
TO BE FINISHED W/ 3" DEPTH
SHREDDED HARDWOOD BARK
MULCH, TYPICAL

ALL PROPOSED LAWN TREES SHALL
HAVE 4' WIDE MULCH RING, W/ 3"
DEPTH SHREDDED HARDWOOD BARK
MULCH

LANDSCAPE REQUIREMENTS
GREENBELT ABUTTING A R.O.W.
1 TREE PER 30 L.F. OF FRONTAGE
REQUIRED: 620.12 L.F. OF FRONTAGE / 30 L.F. = 20.67 OR 21 TREES REQUIRED
PROVIDED: 21 TREES

PARKING LOT LANDSCAPE REQUIREMENTS
1 TREE PER 8 SPACED PROVIDED
   98 PKG SPACES / 8 = 12.25 OR 13 TREES REQUIRED
   PROVIDED: 13 TREES

GENERAL SITE LANDSCAPE
20% OF SITE AREA SHALL BE PROVIDED AS LANDSCAPE AREA
DEVELOPMENT AREA: 115,555.40 S.F.
REQUIRED:
   115,555.40 X 20% = 23,111.08 S.F. AREA REQUIRED
PROVIDED:
   49,907.12 S.F. PROVIDED

TREE REPLACEMENTS
TOTAL LANDMARK TREE INCHES TO BE REMOVED: 19"
19" / 3" = 7 TREES TO FULFILL TREE REPLACEMENT REQUIREMENTS

1" = 30'

Somerset Park Apartments
Administration Building

August 5, 2024

K489-01

The Solomon Organization
2405 Dorchester Dr.
Troy, MI 48084
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Part of the Northwest 1 4
of Section 29
T.2 North , R.11 East
City of Troy,
Oakland County, Michigan

Scott Snow
Tel: 908-988-1088
Email: ssnow@solomonorg.com

CONTACT

32-TO

38-CA

4-PG

1-TA

9-HS

1-TA
2-AR

1-TA

3-AR

1-TA

1-TA

3-AR

3-AR

4-AR
1-TA

5-CA
1-TA

29-LM

5-CA
1-TA
29-LM

1-PS

9-PG

4-SH
83-EF

5-HM
6-EP

47-LM
14-CA14-BX

489-EF

3-TO
3-PV
9-DG

29-PV
41-DG

15-PV
22-DG

5-CA
47-LM

8-SE

66-EF
4-EP

66-EF

35-LM
1-TA

2-NS
2-NS

1-NS
1-NS

2-NS
2-NS

1-PS

EXITING PAVE SEATING AREA
AND WALL TO BE RELOCATED
ALONG WALK

PROPOSED SIGNS
12' LONG X 12" HT
PER OWNER

EXISTING FLAGPOLES TO
BE RELOCATED AS SHOWN

COLORED AND STAMPED
CONCRETE PLAZA W/ 6"
RAISED CURBED PLANTER
EXACT PATTERN AND COLOR
TO BE DETERMINED

ALL PROPOSED PLANT BEDS
TO BE FINISHED W/ 3" DEPTH
SHREDDED HARDWOOD BARK
MULCH, TYPICAL

ALL LAWN AREAS WITHIN THE
LIMITS OF DISTURBED AREA
SHALL BE SEED ON MIN 3" TOPSOIL

ALL LAWN AREAS WITHIN THE
LIMITS OF DISTURBED AREA
SHALL BE SEED ON MIN 3" TOPSOIL

GOLFVIEW DRIVE

86' WIDE

PROPOSED MASONRY WALL
HEIGHT VARIES, SEE CIVIL DWGS

PROPOSED
CART STORAGE

BUILDING

PROPOSED
TWO-STORY

ADMINISTRATION
BUILDING

ALL PROPOSED LAWN TREES SHALL
HAVE 4' WIDE MULCH RING, W/ 3"
DEPTH SHREDDED HARDWOOD BARK
MULCH

3/16" X 4" STEEL EDGING, STAKED PER MANUFACTURER

RELOCATED FLAG POLES

1

1

1

1

1

1

1

1

1

1

2

2

2

2

2

3

3

3

3

3

45

5

5

5

6

Red Maple
Acer rubrum 'Bowhall'

TREES

AR 15

PLANT SCHEDULE
QTYKEY BOTANICAL/COMMON NAME SIZE SPACING ROOT

B&BSEE PLAN3" CAL

COMMENT

SHRUBS

HM 5 Endless Summer Blushing Bride Hydrangea
Hydrangea macrophllya 'Blushing Bride' 36" HT B&B3' OC

GROUNDCOVERS/PERENNIALS

Karl Foerster Feather Reed Grass
Calamgrostis a. 'Karl Foerster'CA 62 CONT30" OC3 GAL

FULLY BRANCHED HEADS

Green Gable Black Gum
Nyssa sylvatica 'Green Gable'NS 10 B&B3" CAL FULLY BRANCHED HEADS

Black Hills Spruce
Picea glauca 'Densata'PG 13 B&B8' HT BRANCHED TO GROUND

Pink Flair Flowering Cherry
Prunus sargentii 'Pink Flair'PS 2 B&B2" CAL FULLY BRANCHED HEADS

American Sentry Linden
Tilia americana 'McKSentry'TA 9 B&B3" CAL FULLY BRANCHED HEADS

TO 35 MIssion Arborvitae
Thuja occidentalis 'Techny' 5' HT B&B4' OC

Stella D'Oro Daylily
Hemerocallis 'Stella D'Oro'HS 9 CONT24" OC2 GAL

Big Blue Lilyturf
Liriope muscari 'Big Blue'LM 140 CONT18" OC1 GAL

Tara Prairie Dropseed
Sporobolus heterolepis 'Tara'SH 4 CONTSEE PLAN2 GAL

Purpleleaf Wintercreeper
Euonymous fortunei 'Colorata'EF 704 CONT15" OC1 GAL

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

DG 63 Dwarf Slender Deutzia
Deutzia gracilis 'Nikko' 2 GAL CONT2' OC

BX 14 Northern Charm Boxwood
Buxus 'Northern Charm' 30" HT B&B30" OC MAINTAIN AS HEDGE

Autumn Moor Grass
Sesleria autumnalisSE 8 CONT24" OC2 GAL

Karl Foerster Feather Reed Grass
Calamgrostis a. 'Karl Foerster'PV 44 CONT30" OC3 GAL

Cheyenee Spirit Coneflower
Echinacea purpurea 'Cheyenne Spirit'EP 10 CONT15" OC1 GAL
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Landscape Notes
and Details

G. Ostrowski

SCALE:

Know what's below
Call before you dig.

R

SEAL

PROJECT

CLIENT

PROJECT LOCATION

SHEET

REVISIONS

DRAWN BY:

DESIGNED BY:

APPROVED BY:

DATE:

sheet no.NFE JOB NO.

L3

0XX X X X

VARIES

G. Ostrowski
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NOWAK & FRAUS ENGINEERS

46777 Woodward Ave.

Pontiac, MI 48342-5032

Tel. (248) 332-7931

Fax.  (248) 332-8257

civil Engineers

Land Surveyors

Land Planners

ENGINEERS

Somerset Park Apartments
Administration Building

August 5, 2024

K489-01

The Solomon Organization
2405 Dorchester Dr.
Troy, MI 48084

Part of the Northwest 1 4
of Section 29
T.2 North , R.11 East
City of Troy,
Oakland County, Michigan

Scott Snow
Tel: 908-988-1088
Email: ssnow@solomonorg.com

CONTACT

SHALL BE NATURAL IN COLOR.
HARDWOOD BARK MULCH. MULCH
MULCH 3" DEPTH W/ SHREDDED

1/3 OF ROOTBALL.
FOLD DOWN ALL BURLAP FROM TOP 

REMOVE ALL NON-BIODEGRADABLE

6"

NTS
HEDGE PLANTING DETAIL

UNDISTURBED SOIL

SCARIFY SUBGRADE

MATERIALS FROM THE ROOTBALL.

PLANTING MIX, AS SPECIFIED

EARTH SAUCER AROUND SHRUBNOTES:
TREE SHALL BEAR SAME
RELATION TO FINISH GRADE
AS IT BORE ORIGINALLY.

DO NOT PRUNE TERMINAL LEADER.
PRUNE ONLY DEAD OR BROKEN
BRANCHES.

REMOVE ALL TAGS, STRING,
PLASTIC AND OTHER MATERIALS

MAINTAIN 2" CLEAR AREA FROM STEM

PLANT MIX, 10-12" DEEP
AS SPECIFIED

MULCH 2" DEPTH W/ SHREDDED
HARDWOOD BARK MULCH. MULCH
SHALL BE NATURAL IN COLOR.

NTS

ORNAMENTAL GRASS PLANTING DETAIL

UNDISTURBED SUBGRADE

ORNAMENTAL GRASSES SPACED
ACCORDING TO PLANTING PLAN

PLANT MIX, 10-12" DEEP
AS SPECIFIED

MULCH 2" DEPTH W/ SHREDDED
HARDWOOD BARK MULCH. MULCH
SHALL BE NATURAL IN COLOR.

NTS

PERENNIAL PLANTING DETAIL

UNDISTURBED SUBGRADE

PERENNIAL PLANTS SPACED
ACCORDING TO PLANTING PLAN

SHALL BE NATURAL IN COLOR.
HARDWOOD BARK MULCH. MULCH
MULCH 3" DEPTH W/ SHREDDED

1/3 OF ROOTBALL.
FOLD DOWN ALL BURLAP FROM TOP 

REMOVE ALL NON-BIODEGRADABLE

6"

NTS
SHRUB PLANTING DETAIL

UNDISTURBED SOIL

SCARIFY SUBGRADE

MATERIALS FROM THE ROOTBALL.

PLANTING MIX, AS SPECIFIED

EARTH SAUCER AROUND SHRUB

NOTES:
TREE SHALL BEAR SAME
RELATION TO FINISH GRADE
AS IT BORE ORIGINALLY.

DO NOT PRUNE TERMINAL LEADER.
PRUNE ONLY DEAD OR BROKEN
BRANCHES.

REMOVE ALL TAGS, STRING,
PLASTIC AND OTHER MATERIALS

MAINTAIN 2" CLEAR AREA FROM STEM

DECIDUOUS SHRUB

UPRIGHT EVERGREEN SHRUB PLANTING DETAIL
NTS

12" MIN.

NOTES:

TREE SHALL BEAR SAME
RELATION TO FINISH GRADE
AS IT BORE ORIGINALLY.

REMOVE ALL TAGS, STRING,
PLASTIC AND OTHER MATERIALS

MULCH 3" DEPTH WITH SHREDDED
HARDWOOD BARK. MULCH SHALL BE
NATURAL IN COLOR. LEAVE 3" CLEAR
AROUND BASE OF TREE.

REMOVE ALL NON-BIODEGRADABLE
MATERIALS FROM THE ROOTBALL.
CUT DOWN WIRE BASKET AND FOLD
DOWN ALL BURLAP FROM 1/3 OF
ROOTBALL

MOUND TO FORM 3" EARTH SAUCER

PLANTING MIX AS SPECIFIED

UNDISTURBED SOIL

SEE PLA
N

4" DEPTH SHREDDED
HARWOOD BARK MULCH

PLANTING MIX,
AS SPECIFIED

4" DEPTH X 9" WIDE EXCAVATED
TRENCH TO BE BACKFILLED WITH
MULCH

18" GALVANIZED METAL STAKE
SPACED PER MANUFACTURERS
SPECIFICATIONS

LAWN ADJACENT
TO PLANT BED

METAL EDGING DETAIL
NTS

1/4" X 4" METAL EDGING TO
BE SET 1/2" ABOVE FINISH
GRADE

GEOTEXTILE FABRIC/
WEED BARRIER

UNDISTURBED
SUBGRADE

COBBLESTONE MULCH DETAIL
NTS

BED TO BE EDGED PER
PLAN AND SET FLUSH W/
ADJACENT LANDSCAPE
AREA

3-4" DEPTH WASHED
COBBLESTONE; STONE 3/4"
TO 1 1/2" DIA, TYPICAL

NTS

DECIDUOUS TREE PLANTING DETAIL

NOTES:
REMOVE TOP LAYER OF DIRT FROM BALL TO
EXPOSE FIRST WOODY ROOT. PLANT TREE TO A
DEPTH EQUAL TO THE BOTTOM OF ROOTBALL
TO WHERE THE TOP OF FIRST WOODY ROOT IS
AT GRADE, OR SLIGHTLY HIGHER THAN FINISH
GRADE UP TO 6" ABOVE GRADE, IF DIRECTED
BY LANDSCAPE ARCHITECT FOR HEAVY
CLAY SOILS

DO NOT PRUNE TERMINAL LEADER.
PRUNE ONLY DEAD OR BROKEN
BRANCHES.

REMOVE ALL TAGS, STRING,
PLASTIC AND OTHER MATERIALS

MULCH 3" DEPTH WITH SHREDDED
HARDWOOD BARK. MULCH SHALL BE
NATURAL IN COLOR. LEAVE 3" CLEAR
AROUND BASE OF TREE.

USE 3 HARDWOOD STAKES
PER TREE, 36" ABOVE GROUND
FOR UPRIGHT, 18" IF ANGLED.
DRIVE STAKES INTO UNDISTURBED
SOIL 6-8" OUTSIDE ROOTBALL
TO A DEPTH OF 18" BELOW
TREE PIT. REMOVE AFTER ONE
(1) YEAR. WIRE OR ROPE THROUGH
A HOSE SHALL NOT BE ALLOWED.

STAKE TREES JUST BELOW
FIRST BRANCH USING 2-3"
WIDE BELT-LIKE NYLON OR
PLASTIC STRAPS. CONNECT
FROM TREE TO STAKE OPPOSITE.
ALLOW FOR SOME FLEXING.
REMOVE AFTER ONE (1) YEAR.

REMOVE ALL MATERIALS FROM THE TOP OF
ROOTBALL, INCLUDING BURLAP
CUT DOWN WIRE BASKET AND FOLD
DOWN ALL BURLAP FROM 1/2 OF
ROOTBALL

MOUND TO FORM 3" EARTH SAUCER

NOTE:
GUY DECIDUOUS TREES ABOVE
3" CALIPER, STAKE TREES BELOW
3" CALIPER

TREE PIT = 3X
ROOTBALL WIDTH

PLANTING MIX TO BE AMENDED PER
SITE CONDITIONS AND REQUIREMENTS
OF THE PLANT MATERIAL

SCARIFY SUBGRADE AND PLANTING
PIT SIDES. RECOMPACT PIT BASE TO
4" DEPTH

EVERGREEN TREE PLANTING DETAIL
NTS

NOTES:
REMOVE TOP LAYER OF DIRT FROM BALL TO
EXPOSE FIRST WOODY ROOT. PLANT TREE TO A
DEPTH EQUAL TO THE BOTTOM OF THE
ROOTBALL TO WHERE THE TOP OF FIRST
WOODY ROOT IS AT GRADE, OR SLIGHTLY
HIGHER THAN THE FINISH GRADE UP TO 6"
ABOVE GRADE, IF DIRECTED BY LANDSCAPE
ARCHITECT FOR HEAVY CLAY SOILS

DO NOT PRUNE TERMINAL LEADER.
PRUNE ONLY DEAD OR BROKEN
BRANCHES.

REMOVE ALL TAGS, STRING,
PLASTIC AND OTHER MATERIALS

MULCH 3" DEPTH WITH SHREDDED
HARDWOOD BARK. MULCH SHALL BE
NATURAL IN COLOR. LEAVE 3" CLEAR
AROUND BASE OF TREE.

USE 3 HARDWOOD STAKES
PER TREE, 36" ABOVE GROUND
FOR UPRIGHT, 18" IF ANGLED.
DRIVE STAKES INTO UNDISTURBED
SOIL 6-8" OUTSIDE ROOTBALL
TO A DEPTH OF 18" BELOW
TREE PIT. REMOVE AFTER ONE
(1) YEAR. WIRE OR ROPE THROUGH
A HOSE SHALL NOT BE ALLOWED.

STAKE TREES APPROXIMATELY
MID-TRUNK USING 2-3" WIDE
BELT-LIKE NYLON OR PLASTIC
STRAPS. CONNECT FROM TREE
TO STAKE OPPOSITE. ALLOW FOR
SOME FLEXING. REMOVE AFTER
ONE (1) YEAR.

REMOVE ALL NON-BIODEGRADABLE
MATERIALS FROM THE ROOTBALL.
CUT DOWN WIRE BASKET AND FOLD
DOWN ALL BURLAP FROM 1/2 OF
ROOTBALL

MOUND TO FORM 3" EARTH SAUCER

NOTE:
GUY EVERGREEN TREES ABOVE
12' IN HEIGHT, STAKE TREES BELOW
12' IN HEIGHT

TREE PIT = 3X
ROOTBALL WIDTH

PLANTING MIX TO BE AMENDED PER
SITE CONDITIONS AND REQUIREMENTS
OF THE PLANT MATERIAL

SCARIFY SUBGRADE AND PLANTING
PIT SIDES. RECOMPACT PIT BASE TO
4" DEPTH

FINISH GRADE

STAMPED/COLORED CONCRETE SECTION
NTS

4" DEPTH COMPACTED
SAND BASE

PROOF ROLLED SUB-BASE

6" DEPTH NON REINFORCED CONCRETE
STAMPED IN A 6"X6" COBBLESTONE
PATTERN, COLOR TO BE DETERMINED ON-SITE BY
OWNER'S REPRESENTATIVE

NOTES:
TEXTURE MAT, FM-520
6"X6" EDINBURGH COBBLE,
BY BRICKFORM RAFCO PRODUCTS

COLOR: STORM GRAY BY BRICKFORM

MANUFACTURER:
BRICKFORM
110671 JERSEY DRIVE
RACHO CUCAMONGA, CA 91730
1-800-483-9628

TEXTURE AND COLOR TO BE FINISHED
PER MANUFACTURER'S RECOMMENDATIONS

N.T.S.

4"
20

"

6"

3"

6"

#4 BAR, EPOXY COATED

1"x1" REVEAL

6"

1
2"R

4"

HAND TOOLED FINISH

CONCRETE SIDEWALK

1
2" FIBER JOINT

6" RAISED CONCRETE CURBED PLANTER

DEMOLITION NOTES:
1. IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO VERIFY ALL EXISTING SURVEY

INFORMATION INCLUDING THE UTILITY SYSTEMS BEFORE ANY DEMOLITION OR
CONSTRUCTION WORK OCCURS.  ANY DISCREPANCIES WITH THE SURVEY INFORMATION
SHALL BE REPORTED TO THE ARCHITECT AND OWNER'S REPRESENTATIVE IMMEDIATELY.

2. CONTRACTOR SHALL BE RESPONSIBLE FOR MAKING HIMSELF FAMILIAR WITH ALL
UNDERGROUND UTILITIES, PIPES AND STRUCTURES.  CONTRACTOR SHALL TAKE SOLE
RESPONSIBILITY FOR COST INCURRED DUE TO DAMAGE AND REPLACEMENT OF SAID
UTILITIES.

3. ALL EXISTING IMPROVEMENTS, MATERIALS AND PLANT MATERIAL TO REMAIN WITHIN THE
NEW CONSTRUCTION AREA SHALL BE PROPERLY AND ADEQUATELY PROTECTED FROM
DAMAGE DURING THE DEMOLITION OPERATIONS.    IT SHALL BE THE RESPONSIBILITY OF THE
CONTRACTOR TO RESTORE TO THE ORIGINAL CONDITION ANY OF THESE EXISTING ITEMS
THAT ARE DAMAGED OR DISTURBED IN ANY WAY.

4. ALL MATERIALS TO BE REUSED OR SALVAGED SHALL BE STORED IN AN AREA DESIGNATED
BY THE CITY ENGINEER FOR THAT PURPOSE.  ALL SALVAGED MATERIALS SHALL REMAIN THE
PROPERTY OF THE CITY ENGINEER.

5. STREETS, SIDEWALKS AND ADJACENT PROPERTIES SHALL BE PROTECTED THROUGHOUT THE
WORK AS REQUIRED BY LOCAL CODES AND REGULATIONS AND APPROVED BY THE
OWNER.

6. ALL MATERIAL SPECIFIED TO BE REMOVED SHALL BE DISPOSED OF OFF-SITE PER LOCAL
CODES AND REGULATIONS.  CONTRACTOR SHALL COORDINATE METHOD OF DISPOSAL
WITH CITY ENGINEER PRIOR TO COMMENCEMENT OF WORK.

7. MATERIALS TO BE REUSED OR SALVAGED SHALL BE STORED IN AN AREA DESIGNATED BY
THE OWNERS REPRESENTATIVE FOR THAT PURPOSE.  ALL SALVAGED MATERIALS SHALL
REMAIN THE PROPERTY OF THE OWNER.

8. DURING DEMOLITION OPERATIONS EVERY EFFORT SHALL BE MADE TO CONTROL DUST, PER
CITY REQUIREMENTS.

9. TREES AND SHRUBS TO BE REMOVED WITHIN THE LIMITS OF WORK SHALL BE CLEARLY
IDENTIFIED WITH BRIGHTLY COLORED RIBBON.

10. GRUBBING SHALL INCLUDE ALL WEEDS, SHRUBS, STUMPS AND ROOT SYSTEMS OF
REMOVED PLANT MATERIAL, IRRIGATION PIPING AND ANY OTHER IRRIGATION MATERIALS
WITHIN THE LIMITS OF DEMOLITION.  GRUBBING SHALL BE TO THE DEPTHS BELOW
PROPOSED IMPROVEMENTS INDICATED AS FOLLOWS: CONCRETE PAVING AND
WALKWAYS-TOTAL DEPTH OF PAVING AND SUB-BASE; ASPHALT PAVING-TOTAL DEPTH OF
PAVING AND SUB-BASE; LAWN AND OTHER PLANTINGS AREAS-REMOVE DEPTH REQUIRED
OF STUMPS AND ROOTS OVER TWO (2)  INCHES IN DIAMETER AND TURF.

11. PROTECT EXISTING TREES TO REMAIN PER TYPICAL TREE PROTECTION DETAIL.

12. STOCKPILED TOPSOIL SHALL BE STORED ON SITE AND REMAIN PROTECTED FROM
CONTAMINATION PRIOR TO REDISTRIBUTION.

13. SAWCUT AND REMOVE EXISTING ASPHALT AS REQUIRED TO INSTALL NEW SITE
IMPROVEMENTS AND ADJUST GRADES WITHIN CITY STREETS.  ALL WORK WITHIN CITY RIGHT
OF WAY SHALL MEET CITY STANDARDS AND SPECIFICATIONS.

14. ARRANGE FOR APPLICABLE UTILITY COMPANY TO RELOCATE EXISTING CABLES, WIRES,
PHONE LINES, ETC. ALONG WITH EDISON POWER LINES AS REQUIRED.

15. CONTRACTOR SHALL SECURE AND PAY FOR ALL APPLICABLE PERMITS AND FEES
NECESSARY FOR THE COMPLETE CONSTRUCTION OF THE PROJECT.

PLANTING NOTES:

1. IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO VERIFY ALL EXISTING SURVEY
INFORMATION INCLUDING THE UTILITY SYSTEMS BEFORE ANY DEMOLITION OR
CONSTRUCTION WORK OCCURS.  ANY DISCREPANCIES WITH THE SURVEY
INFORMATION SHALL BE REPORTED TO THE ARCHITECT AND OWNER'S
REPRESENTATIVE IMMEDIATELY.

2. CONTRACTOR SHALL BE RESPONSIBLE FOR MAKING HIMSELF FAMILIAR WITH ALL
UNDERGROUND UTILITIES, PIPES AND STRUCTURES.  CONTRACTOR SHALL TAKE
SOLE RESPONSIBILITY FOR COST INCURRED DUE TO DAMAGE AND
REPLACEMENT OF SAID UTILITIES.

3. CONTRACTOR SHALL NOT WILLFULLY PROCEED WITH CONSTRUCTION AS
DESIGNED WHEN IT IS OBVIOUS THAT UNKNOWN OBSTRUCTIONS AND / OR
GRADE DIFFERENCES EXIST THAT MAY NOT HAVE BEEN KNOWN DURING THE
DESIGN.  SUCH CONDITIONS SHALL BE IMMEDIATELY BROUGHT TO THE
ATTENTION OF THE CITY ENGINEER.  THE CONTRACTOR SHALL ASSUME FULL
RESPONSIBILITY FOR ALL NECESSARY REVISIONS DUE TO LACK OF SUCH
NOTIFICATION.

4. CONTRACTOR SHALL BE RESPONSIBLE FOR ANY COORDINATION WITH
SUBCONTRACTORS AS REQUIRED TO ACCOMPLISH OPERATIONS.

5. CONTRACTOR IS RESPONSIBLE FOR REPLACEMENT OF ANY EXISTING MATERIALS
THAT ARE DAMAGED DURING CONSTRUCTION.

6. SEE SPECIFICATIONS FOR CONSTRUCTION REQUIREMENTS, MATERIALS, AND
EXECUTION.

7. ALL PROPERTY LINES AND LOT LINES SHALL BE VERIFIED PRIOR TO
COMMENCING WORK.

8. CONTRACTOR SHALL SUBMIT ALL SAMPLES PER SPECIFICATIONS.  ALL SAMPLES
SHALL BE APPROVED BY THE ARCHITECT OR OWNER'S REPRESENTATIVE PRIOR
TO CONSTRUCTION.

9. DIMENSIONAL FLEXIBILITY SHALL BE WITHIN PLANT BEDS ONLY.

10. CONTRACTOR SHALL COORDINATE ALL SITE LAYOUT WITH THE LANDSCAPE
ARCHITECT AND REPORT ANY DIMENSIONAL DISCREPANCIES PRIOR TO
CONSTRUCTION.

11. HANDICAPPED RAMPS SHALL MEET ALL CURRENT BARRIER FREE DESIGN CODES.

CONSTRUCTION NOTES:

1. IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO VERIFY ALL EXISTING SURVEY
INFORMATION INCLUDING THE UTILITY SYSTEMS BEFORE ANY DEMOLITION OR
CONSTRUCTION WORK OCCURS.  ANY DISCREPANCIES WITH THE SURVEY
INFORMATION SHALL BE REPORTED TO THE ARCHITECT AND OWNER'S
REPRESENTATIVE IMMEDIATELY.

2. CONTRACTOR SHALL BE RESPONSIBLE FOR MAKING HIMSELF FAMILIAR WITH ALL
UNDERGROUND UTILITIES, PIPES AND STRUCTURES.  CONTRACTOR SHALL TAKE
SOLE RESPONSIBILITY FOR COST INCURRED DUE TO DAMAGE AND REPLACEMENT
OF SAID UTILITIES.

3. CONTRACTOR SHALL NOT WILLFULLY PROCEED WITH CONSTRUCTION AS
DESIGNED WHEN IT IS OBVIOUS THAT UNKNOWN OBSTRUCTIONS AND / OR
GRADE DIFFERENCES EXIST THAT MAY NOT HAVE BEEN KNOWN DURING THE
DESIGN.  SUCH CONDITIONS SHALL BE IMMEDIATELY BROUGHT TO THE ATTENTION
OF THE CITY ENGINEER.  THE CONTRACTOR SHALL ASSUME FULL RESPONSIBILITY
FOR ALL NECESSARY REVISIONS DUE TO LACK OF SUCH NOTIFICATION.

4. CONTRACTOR SHALL BE RESPONSIBLE FOR ANY COORDINATION WITH
SUBCONTRACTORS AS REQUIRED TO ACCOMPLISH OPERATIONS.

5. CONTRACTOR IS RESPONSIBLE FOR REPLACEMENT OF ANY EXISTING MATERIALS
THAT ARE DAMAGED DURING CONSTRUCTION.

6. NO CHANGE IN CONTRACT PRICE WILL BE ALLOWED FOR ACTUAL OR CLAIMED
BETWEEN EXISTING GRADE AND THOSE SHOWN ON PLANS AFTER CONTRACTOR
HAS ACCEPTED EXISTING GRADES AND MOVED ON TO THE SITE.

7. ALL PROPOSED GRADES ARE TO MEET AND BLEND IN WITH THE EXISTING GRADE
AT PROJECT LIMIT.  PRECISE ELEVATIONS INDICATED ON THE PLANS TO BE
VERIFIED IN FIELD TO AS-BUILT CONDITION.

8. ALL GRADING AND PLACEMENT OF DRAINAGE STRUCTURES TO BE SUPERVISED IN
THE FIELD BY THE OWNER'S REPRESENTATIVE.

9. INSTALL 4" DEPTH TOPSOIL OVER ALL DISTURBED LAWN AREAS.

10. SEED ALL PROPOSED OR DISTURBED LAWN AREAS.

GRADING NOTES:

1. THE CONTRACTOR SHALL VERIFY ALL RIGHTS OF WAY, EASEMENTS, PROPERTY LINES AND
LIMITS OF WORK, ETC. PRIOR TO COMMENCING WORK.

2. THE CONTRACTOR SHALL BE RESPONSIBLE FOR CONTACTING AND COORDINATING WITH
ALL PERTINENT UTILITY COMPANIES 72 HOURS IN ADVANCE OF ANY DIGGING TO MAKE
HIMSELF FAMILIAR WITH ALL UNDERGROUND UTILITIES, PIPES AND STRUCTURES. THE
CONTRACTOR SHALL TAKE SOLE RESPONSIBILITY FOR ANY COST INCURRED DUE TO
DAMAGE OF SAID UTILITIES.

3. THE CONTRACTOR SHALL NOT WILLFULLY PROCEED WITH CONSTRUCTION AS DESIGNED
WHEN IT IS OBVIOUS THAT UNKNOWN OBSTRUCTIONS AND/OR GRADE DIFFERENCES EXIST.
SUCH CONDITIONS SHALL BE IMMEDIATELY BROUGHT TO THE ATTENTION OF THE OWNER'S
REPRESENTATIVE AND/OR LANDSCAPE ARCHITECT. THE CONTRACTOR SHALL ASSUME FULL
RESPONSIBILITY FOR ALL NECESSARY REVISIONS DUE TO FAILURE TO GIVE SUCH
NOTIFICATION.

4. ANY DISCREPANCIES BETWEEN DIMENSIONED LAYOUT AND ACTUAL FIELD CONDITIONS
SHALL BE REPORTED TO THE OWNER'S REPRESENTATIVE AND LANDSCAPE ARCHITECT.
FAILURE TO MAKE SUCH DISCREPANCIES KNOWN WILL RESULT IN CONTRACTOR'S
RESPONSIBILITY AND LIABILITY FOR ANY CHANGES AND ASSOCIATED COST.

5. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ANY COORDINATION WITH
SUBCONTRACTORS AS REQUIRED TO ACCOMPLISH CONSTRUCTION INSTALLATION
OPERATIONS.

6. THE CONTRACTOR SHALL PROVIDE AND MAINTAIN POSITIVE SURFACE DRAINAGE. ANY
DISCREPANCIES SHALL BE BROUGHT TO THE ATTENTION OF THE LANDSCAPE ARCHITECT,
AND OR OWNER'S REPRESENTATIVE.

7. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ANY EXISTING MATERIALS THAT ARE
DAMAGED DURING CONSTRUCTION.

8. SEE SPECIFICATIONS, PLANT LIST AND PLANTING DETAILS FOR PLANTING REQUIREMENTS,
MATERIALS AND EXECUTION.

9. ALL TREES TO HAVE CLAY LOAM OR CLAY BALLS - TREES WITH SAND BALLS SHALL NOT BE
ACCEPTED.

10. ALL TREES TO BE APPROVED BY OWNER'S REPRESENTATIVE AND/OR LANDSCAPE
ARCHITECT PRIOR TO DELIVERY TO THE SITE. ANY TREES DELIVERED TO THE SITE NOT
PREVIOUSLY APPROVED MAY BE REJECTED AND  ARE THE SOLE RESPONSIBILITY OF THE
CONTRACTOR.

11. FINAL LOCATION OF ALL PLANT MATERIAL SHALL BE SUBJECT TO THE APPROVAL OF THE
LANDSCAPE ARCHITECT.

12. THE CONTRACTOR TO VERIFY PERCOLATION OF ALL PLANTING PITS PRIOR TO
INSTALLATION OF PLANT  MATERIAL.

13. THE CONTRACTOR SHALL PLACE 3" DEPTH OF SHREDDED BARK MULCH IN ALL PLANTING
BEDS, UNLESS OTHERWISE INDICATED.
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